
CITY PLANNING COMMISSION 
March 5, 1997/No. 27 C 970146 ZSK 
IN THE MATTER OF an application submitted by Menorah Home and Hospital for the 
Aged and Infirm, pursuant to Sections 197-c and 201 of the New York City Charter for the 
grant of a special permit, pursuant to Sections 74-90 of the Zoning Resolution to permit the 
enlargement of an existing nursing home and Section 74-902 to allow the allowable 
community facility floor area ratio of Section 24-11 to apply to a proposed approximately 
172,805 square foot enlargement of an existing nursing home facility, increasing the total 
number of beds from 253 to 526, located at 1516 Oriental Boulevard, (Block 8760, Lot 200), 
on the south side of Oriental Boulevard between Manhattan Beach Park and Kingsborough 
Community College, in an R3-1 District, Borough of Brooklyn, Community District 15. 

The application for the special permit was filed by Menorah Home and Hospital for the Aged 

and Infirm on September 24, 1996, to allow the enlargement of an existing nursing home and 

for the allowable community facility floor area ratio of Section 24-11 to apply to the facility 

in order to facilitate a 172,805 square foot, 273 bed enlargement of the 253 bed nursing 

home which is located south of Oriental Boulevard between Manhattan Beach Park and 

Kingsborough Community College in the Manhattan Beach section of Brooklyn. 

RELATED ACTIONS 

In addition to the special permit which is the subject of this report, implementation of the 

proposed development also requires action by the City Planning Commission on the 

following application which is being considered concurrently with this application: 

1. N 970147 ZAK: Pursuant to Section 62-722, an authorization to modify Waterfront 

Public Access requirements and a certification by the Chairperson of the City 

Planning Commission pursuant to Section 62-711, relating to public access and view 

corridors. 

Disclaimer
City Planning Commission (CPC) Reports are the official records of actions taken by the CPC. The reports reflect the determinations of the Commission with respect to land use applications, including those subject to the Uniform Land Use Review Procedure (ULURP), and others such as zoning text amendments and 197-a community-based  plans. It is important to note, however, that the reports do not necessarily reflect a final determination. Certain applications are subject to mandatory review by the City Council and others to City Council "call-up".



BACKGROUND 

In 1972 the United States government donated a 7.68 acre site to the Menorah Home and 

Hospital for the Aged and Infirm, a not-for-profit corporation, for the development of a 

nursing home in Manhattan Beach. After approval of a special permit pursuant to Section 

74-90 in 1977 (C 770158 ZSK) by the City Planning Commission and the Board of Estimate, 

a 253 bed nursing home was built in 1982. Upon completion of this new facility Menorah 

transferred 253 residents from the substandard portions of the Menorah Nursing Home in 

Bushwick, Brooklyn, which it owned and operated. 

Subsequently, Menorah Home and Hospital for the Aged and Infirm determined that, rather 

than modernize its Bushwick facility, it would be more economically feasible to enlarge the 

Manhattan Beach facility to accommodate the remaining Bushwick beds. In 1986 Menorah 

received an adjacent two-acre parcel east of the existing home from the United States 

Government to be used for this enlargement. Menorah has contracted to sell its Bushwick 

facility to Wyckoff Heights Medical Center, a community-based health care provider, which 

plans to use the facility for offices, clinics and outreach programs. 

The applicant, Menorah Home and Hospital for the Aged and Infirm, now proposes to 

enlarge the existing Manhattan Beach facility with a new 320 bed, 172,805 square foot, four- 

story structure. The new structure will accommodate the transfer of 47 beds from the 

existing Manhattan Beach facility, reducing its number of beds to 206, and the transfer of all 

of the 273 beds of the Bushwick facility, for a total of 526 beds. The new structure will 
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enable the applicant to replace the aging Bushwick facility, correct design deficiencies in the 

existing Manhattan Beach facility, including the internal expansion and improvement of 

dining, recreation and nursing service areas, as well as create an integrated facility which can 

provide better service to its residents. 

The enlargement will be linked to the existing facility at the first and fourth floors. 

Currently, 99 accessory parking spaces are located north of the existing building. One- 

hundred-and-four new on-site accessory parking spaces will be located west and south of the 

new building. 

The enlargement will be located on the site of the existing facility (Block 8760, Lot 200) and 

an adjacent two acre parcel (Block 8760, Lot 200-formerly Lot 230). The site is located in 

an R3-1 District, off Oriental Boulevard in the Manhattan Beach section of Community 

District 15, Brooklyn. It is bounded by the Atlantic Ocean on the south, Kingsborough 

Community College on the east, Manhattan Beach Park on the west, and the Kingsborough 

Community College ballfields and an approximately forty-foot wide, six-hundred foot long 

private roadway connecting the property to Oriental Boulevard on the north. The 

surrounding area is characterized by one- to three-story, predominantly single-family houses 

in Manhattan Beach to the north, and three- to six-story buildings of Kingsborough 

Community College to the east. 

The proposal requires the following actions: A special permit (74-90) to enlarge a nursing 
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home in a residence district located within a community district (Community District 15), 

listed in Section 74-903 as requiring a special permit; and (74-902) to allow community 

facility FAR to apply; an authorization modifying Waterfront Public Access requirements; 

and a certification by the Chairperson of the City Planning Commission that the required 

visual corridor is provided. 

With the proposed enlargement the facility would have an FAR of 0.66, more than the FAR 

of 0.5 allowed for nursing homes in an R3-1 zoning district. A special permit pursuant to 

Section 74-902 allows for a modification of this bulk requirement up to an FAR of 1.0 in an 

R3 district. 

The proposed plan includes a variable waterfront yard of not less than 20 feet (30 feet is 

required) at any location, a variable shore public walkway not less than 20 feet (30 feet is 

required) at any location, 28,350 square feet of waterfront public access (63,232 square feet 

is required), a 10 foot wide circulation path (12 feet is required), 204 linear feet of seating 

(339 linear feet is required), 45 ornamental trees, and no upland connection (a 20 foot wide 

minimum connection is required). A gated pathway would provide access to the waterfront 

public access area from Manhattan Beach to the west and Kingsborough Community College 

on the east. Because the proposed development does not meet all of the requirements of 

Sections 62-40 and 62-60 for waterfront public access, an authorization is required (C 

970147 ZAK). 
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A Chairperson certification, pursuant to Section 62-711(b), that the site plan includes the 

required visual corridor and that it meets the design standards of Section 62-642 is needed. 

Pursuant to Section 62-421(c), only one of the visual corridors is required. Visual corridors 

extending the prolongation of Norfolk, Oxford, Pembroke and Quentin streets across the site 

are not required due to intervening zoning lots and/or existing structures. A visual corridor 

extending along the prolongation of Langham Street is not required because it is 400 feet 

from the required visual corridor at MacKenzie Street and the MacKenzie Street visual 

corridor is within 600 feet of the adjacent park. Only the MacKenzie Street visual corridor 

is required. 

ENVIRONMENTAL REVIEW 

This application (C 970146 ZSK), in conjunction with the application for the related action 

and (N 970147 ZAK), was reviewed pursuant to the New York State Environmental Quality 

Review Act (SEQRA), and the SEQRA regulations set forth in Volume 6 of the New York 

Code of Rules and Regulations, Section 617.00 et seq. and the City Environmental Quality 

Review (CEQR) Rules of Procedure of 1991 and Executive Order No. 91 of 1977. The 

designated CEQR number is 97DCP005K. The lead is the City Planning Commission. 

After a study of the potential environmental impact of the proposed action, a Negative 

Declaration was issued on September 30, 1996. 
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UNIFORM LAND USE REVIEW 

This application (C 970146 ZSK) was certified as complete by the Department of City 

Planning on September 30, 1996, and was duly referred to Community Board 15 and the 

Borough President, in accordance with Article 3 of the Uniform Land Use Review Procedure 

(ULURP) rules, along with the application for the related non-ULURP action (N 970147 

ZAK), which was referred for information and comment. 

Community Board Public Hearing 

Community Board 15 held a public hearing on this application on October 23, 1996, and on 

November 12, 1996 by a vote of 30 to 4 with no abstentions, adopted a resolution 

recommending approval of the application. 

Borough President Recommendation 

This application was considered by the Borough President, who issued a recommendation on 

December 11, 1996, approving the application with the following conditions: 

Not plant trees along the entry drive out of practicality and to maintain open 
views for safety concern. 

Enlarge the size of the proposed waterfront plaza. 

Provide additional outdoor seating areas for residents. 

Arrange with the Parks Department to remove existing obstacles to providing 
access between Manhattan Beach Park and Menorah's proposed waterfront 
esplanade. 

Provide space for wheelchairs along a significant number of benches on the 

waterfront esplanade, especially benches located closest to the building entry. 
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Locate lighting standards so as not to interfere with the growth of proposed 
trees. 

Space shade trees an -average of 25 feet on center on the water side of the 
proposed parking lot. 

Provide forty five ornamental trees on the site as required by waterfront 
zoning regulations. 

Develop a landscape plan with a seasonal interest of plants, including more 
flowering shrubs and perennial or annuals at prominent locations. 

Plant shrubs that will grow a minimum of 18 inches high along the property 
line between the proposed parking lot and Manhattan Beach Park. 

Provide at least one shade tree per 10 parking spaces in the proposed parking 
lot as required by the Waterfront Zoning Regulations. 

Take measures to reduce the amount of debris and oil from stormwater sewer 
runoff from parking lots and paved areas. 

City Planning Commission Public Hearing 

On January 8, 1997 (Calendar No. 3), the City Planning Commission scheduled January 22, 

1997 for a public hearing on this application (C 970146 ZSK). The hearing was duly held 

on January 22, 1997 (Calendar No. 18). There were ten speakers in favor of the application 

and three speakers in opposition. 

Members of the Community Board and residents of Manhattan Beach, as well as 

representatives of the applicant, spoke in favor of the application. They spoke of the need 

for a nursing home and day care, the high quality of the services at Menorah and design of 

the facility and that they believed that the facility would not significantly contribute to traffic 

in the area. 
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Three residents spoke in opposition to the project, including the president of the Manhattan 

Beach Community Group and a member of Community Board 15. They expressed their 

concerns that the project would exacerbate traffic conditions in Manhattan Beach. 

Two letters in opposition of the project were submitted by the president of the Manhattan 

Beach Community Group and a local resident. The letters object to the proposed increase in 

size of the development, its visual appearance in the community and the expected traffic 

impacts. 

Waterfront Revitalization Program Consistency Review 

This application was reviewed by the Department of City Planning for consistency with the 

policies of the New York City Waterfront Revitalization Program (WRP), adopted by the 

Board of Estimate on September 30, 1982 (Calendar No 17), pursuant to the New York State 

Waterfront Revitalization and Coastal Resources Act of 1981 (New York State Executive 

Law, Section 910 et seq.). The designated WRP number of 96-078. This action was 

determined to be consistent with the policies of the New York City Waterfront Revitalization 

Program. 

CONSIDERATION 

The Commission believes that the grant of this special permit is appropriate. 

The Commission notes that the application has been revised to address the concerns of the 

8 C 970146 ZSK 



Borough President by increasing the width of the Shore Public Walkway. Furthermore, the 

applicant has agreed to provide additional seating areas for residents, ease access to the 

waterfront esplanade, as well as make changes to the lighting, the landscaping design and the 

location and type of plant material. 

Regarding the concerns raised by the speakers at the public hearing, the Commission notes 
- 

that the traffic expected from the proposed enlargement was examined during the 

environmental review of this application and was determined not to have a significant impact 

on the surrounding community. Furthermore, the height of the proposed building would be 

in context with the buildings on the adjacent campus of Kingsborough Community College. 

The proposed enlargement to the Manhattan Beach site of the Menorah Home and Hospital 

for the Aged and Infirm would provide 320 nursing home beds in a new modern structure, a 

net increase of 273 beds for the entire facility. It would allow the internal transfer of 47 

beds from the existing nursing home structure in Manhattan Beach and the correction of 

design deficiencies and creation of an integrated facility to provide improved service to its 

residents. It would be located on a site adjacent to the campus of Kingsborough Community 

College, a major public institution with buildings of three to six stories, Manhattan Beach 

Park, a major public open space resource, and at least 600 feet from the nearest residential 

area and would be buffered from the residential community by extensive landscaping. A 

newly constructed public walkway and seating along the shorefront would provide waterfront 

access and connect Manhattan Beach Park and Kingsborough Community College. 
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With the proposed enlargement the facility would have an FAR of 0.66, more than the FAR 

of 0.5 allowed for nursing homes in an R3-1 zoning district. A special permit pursuant to 

Section 74-902 allows for a modification of this bulk requirement up to an FAR of 1.0 in an 

R3 district. The special permit requires that certain findings be met relating to the 

harmonious blending of the architectural landscaping treatment and the height of the proposed 

building with the topography of the surrounding area, the capacity of the supporting services 

to accommodate the proposed development, the capacity of the surrounding streets to handle 

the traffic generated, and the proposed use providing a net benefit to the community. 

The enlargement is four stories in height, the same as the existing facility and similar to the 

buildings on the adjacent Kingsborough Community College campus. Extensive landscaping, 

including planting of trees and shrubs throughout the site, will blend the facility with the 

adjacent Manhattan Beach Park and college campus. 

The proposed facility will not require any significant additions to the supporting services and 

its residents will have little to no impact on schools, libraries and cultural resources. The 

facility has physicians on staff to handle the health care needs of the residents and will not 

have a significant impact on local hospitals. 

Streets in the area and public transit are adequate to handle the traffic generated by the 

enlarged facility. Oriental Boulevard is a major multi-lane, east-west street 600 feet to the 

north which services the facility. The B1 and B49 lines traverse Oriental Boulevard and 
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connect with the "D" and "Q" subway lines at Brighton Beach to the west. According to the 

environmental review performed for this proposed project, public streets, including Oriental 

Boulevard, and public transit would not be significantly impacted by the additional traffic 

from the enlargement. 

The proposed facility will impose minimal disadvantages to the community while providing 

an improved and enlarged resource. The development will provide public waterfront access 

and a shore public walkway between Manhattan Beach Park and Kingsborough Community 

College where previously none was required. 

The proposed enlargement is located within a community district (Community District 15) 

which is listed in Section 74-903 and therefore requires a special permit pursuant to Section 

74-90. The findings relate to the distribution of the bulk of the total development not unduly 

obstructing the access of light and air to adjoining properties or public streets, the capacity of 

the supporting services to accommodate the proposed development, and the capacity of the 

surrounding streets to handle the traffic generated by the proposed development. 

The proposed enlargement is more than 600 feet from the nearest residential area and will 

not obstruct access of light and air to the adjoining Manhattan Beach Park or Kingsborough 

Community College campus. The site will blend harmoniously with the adjacent park and 

college campus, as well as the residential neighborhood across Oriental Boulevard to the 

north, through landscaping and the planting of trees and shrubs. 
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As noted for the findings for the special permit pursuant to Section 74-902, the proposed 

facility will not require any significant additions to the supporting services and streets in the 

area and public transit are adequate to handle the traffic generated by the enlarged facility. 

FINDINGS 

The City Planning Commission hereby makes the following findings pursuant to Section 74- 

90 of the Zoning Resolution: 

that the architectural landscaping treatment and the height of the proposed 
building containing such use blends harmoniously with the topography of the 
surrounding area; 

that the proposed development will not require any significant additions to the 
supporting services of the neighborhood or that provision for adequate 
supporting services has been made; 

that the streets providing access to such use are adequate to handle the traffic 
generated thereby or provision has been made to handle such traffic; 

that the disadvantages to the community imposed by the concentration of these 
facilities in the Community District are outweighed by the benefits derived 
from the proposed use, and 

The City Planning Commission hereby makes the following findings pursuant to Section 74- 

902 of the Zoning Resolution: 

That the distribution of the bulk of the total development will not unduly 
obstruct the access of light and air to adjoining properties of public streets, 
and will result in satisfactory site planning and satisfactory urban design 
relationship of buildings to adjacent streets and surrounding developments; 

That the proposed development will not require any significant additions to the 

supporting services of the neighborhood or that provision for adequate 
supporting services has been made; and 
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(c) That the streets providing access to such use will be adequate to handle the 
traffic generated thereby or provision has been made to handle such traffic. 

RESOLUTION 

RESOLVED, that the City Planning Commission finds that the action described herein will 

have no significant impact on the environment; and be it further 

RESOLVED, that the City Planning Commission, in its capacity as the City Coastal 

Commission, has reviewed the waterfront aspects of this application and finds that the 

proposed action is consistent with WRP policies; and be it further 

RESOLVED, by the City Planning Commission, pursuant to Sections 197-c and 200 of the 

New York City Charter, that based on the environmental determination, and the 

consideration and findings described in this report, the application of Menorah Nursing 

Home for the grant of a special permit, pursuant to Sections 74-90 of the Zoning Resolution, 

to permit the enlargement of an existing nursing home and Section 74-902 to permit the 

allowable community facility floor area ratio of Section 24-11 to apply to a proposed 

approximately 172,805 square foot enlargement of an existing nursing home facility, 

increasing the total number of beds from 253 to 526, located at 1516 Oriental Boulevard, 

(Block 8760, Lot 200), on the south side of Oriental Boulevard between Manhattan Beach 

Park and Kingsborough Community College, in an R3-1 District, Borough of Brooklyn, 

Community District 15, is approved, subject to the following terms and conditions: 
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1. The property that is the subject of this application (C 970146 ZSK) shall be developed 

in size and arrangement substantially in accordance with the dimensions, 

specifications and zoning computations indicated on the following plans, prepared by 

Landow and Landow Architects, P.C., filed with this application and incorporated in 

this resolution: 

Drawing No. 
SK-1 
SK-2 
SK-3 
SK-4 
SK-5 
SK-6 
SK-7 
SK-8 

SK-9 

Title 
Title Sheet and Zoning Study 
Site Plan and Location Plan 
Public Access Modifications Site Plan 
First Floor Plan 
Second and Third Floor Plans 
Fourth Floor Plan 
Building Elevations 
Public Access Design Compliance Plan 
Landscape Plan and Details 
Easement Site Plan 

Last Date Revised 
December 24, 1996 
December 24, 1996 
December 24, 1996 
September 19, 1996 
September 19, 1996 
September 19, 1996 
September 19, 1996 
December 24, 1996 

December 24, 1996 

Such development shall conform to all applicable provisions of the Zoning Resolution, 

except for the modifications specifically granted in this resolution and shown on the 

plans listed above which have been filed with this application. All zoning 

computations are subject to verification and approval by the New York City 

Department of Buildings. 

Such development shall conform to all applicable laws and regulations relating to its 

construction, operation and maintenance. 

All leases, subleases, or other agreements for use or occupancy of space at the subject 
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property shall give actual notice of this special permit to the lessee, sublessee or 

occupant. 

Upon the failure of any party having any right, title or interest in the property that is 

the subject of this application, or the failure of any heir, successor, assign, or legal 

representative of such party, to observe any of the covenants, restrictions, 

agreements, terms or conditions of this resolution and the attached restrictive 

declaration whose provisions shall constitute conditions of the special permit hereby 

granted, the City Planning Commission may, without the consent of any other party, 

revoke any portion of or all of said special permit. Such power of revocation shall be 

in addition to and not limited to any other powers of the City Planning Commission, 

or of any other agency of government, or any private person or entity. Any such 

failure as stated above, or any alteration in the development that is the subject of this 

application that departs from any of the conditions listed above, is grounds for the 

City Planning Commission or the City Council, as applicable, to disapprove any 

application for modification, cancellation or amendment of the special permit hereby 

granted or of the attached restrictive declaration. 

Neither the City of New York nor its employees or agents shall have any liability for 

money damages by reason of the city's or such employee's or agent's failure to act in 

accordance with the provisions of this special permit. 
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The above resolution (C 970146 ZSK), duly adopted by the City Planning Commission on 

March 5, 1997 (Calendar No. 27), is filed with the Office of the Speaker, City Council, and 

the Borough President together with a copy of the plans of the development, in accordance 

with the requirements of Section 197-d of the New York City Charter. 

JOSEPH B. ROSE, Chairman 
VICTOR G. ALICEA, Vice-Chairman 
ALBERT ABNEY, ANGELA M. BATTAGLIA, AMANDA M. BURDEN, A.I.C.P., 
IRWIN G. CANTOR, P.E., ALEXANDER GARVIN, 
ANTHONY I. GIACOBBE, ESQ., WILLIAM J. GRINKER, BRENDA LEVIN, 
EDWARD T. ROGOWSKY, JACOB B. WARD, ESQ., Commissioners 

KATHY HIRATA CHIN, ESQ., Commissioner, Recused 
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MENORAH HOME AND HOSPITAL FOR THE AGED & INFIRM 

(970146 ZSK and 970147 ZSK) 

RECOMMENDATION REPORT BY THE 

PRESIDENT OF THE BOROUGH OF BROOKLYN 

BACKGROUND 

An application has been submitted by the Menorah Home and Hospital for 
the Aged and Infirm to expand its existing facility located in Manhattan 
Beach, Brooklyn. The applicant is seeking two special permits of the 
Zoning Resolution. The first would permit the enlargement of an existing 
nursing home in the designated community district, Community District 
15. The second would allow Menorah to increase its allowable floor area 
ratio (FAR) from 0.5 to 1.0. In this.appliCation-Menorah is requesting an 
increase to an FAR of 0.66. 

A related non-Uniform Land Use Review Procedure (ULURP) application 
has been submitted to the Department of City Planning (DCP) by 
Menorah. This application seeks an authorization from the City Planning 
Commission (CPC) to modify requirements of the Zoning Resolution 
regarding waterfront public access and a certification from the 
chairperson of the CPC regarding visual corridor requirements. 

Menorah Home received a certificate of need for the proposed expansion 
from the New York State Department of Health on March 1, 1996 

BOROUGH PRESIDENT'S PUBLIC HEARING 

On November 24, 1996 the Borough President held a hearing on this 
application. There were thirteen speakers on the item including three 
representatives of the Menorah Home: its lawyer, architect and 
president. In addition, eight people spoke in favor of the proposal and 
two against it. Those who spoke in favor included the chair of the 
Community Board 15 (CB 15) and three other members of CB 15. Thos 
who spoke in opposition included the President of the Manhattan Beach 
Community Group and a member of CB 15. 

Lloyd Landau, the architect for the Menorah Home, made a presentation 
on the application. He explained that there was a need to expand the 
facility in Manhattan Beach to house residents from Menorah's outdated 
facility in Bushwick and a portion of its residents from the existing 
facility in Manhattan Beach. Mr. Landau further explained that the 
Bushwick facility, originally constructed in the 1920's, does meet modern 
nursing home standards. Moreover, he recounted that, though completed 
in 1982, the existing facility in Manhattan Beach has space deficiencies 
which force the staff to serve meals in hallways. 



MENORAH HOME AND HOSPITAL FOR THE AGED INFIRM 

(970146 ZSK and 970147 ISK) 

RECOMMENDATION REPORT BY THE 

PRESIDENT OF THE BOROUGH OF BROOKLYN 

BACKGROUND 

An application has been submitted by the Menorah Home and Hospital for 
the Aged and Infirm to expand its existing facility located in Manhattan 
Beach, Brooklyn. The applicant is seeking two special permits of the 
Zoning Resolution. The first would permit the enlargement of an existing 
nursing home in the designated community district, Community District 
15. The second would allow Menorah to increase its allowable floor area 
ratio (FAR) from 0.5 to 1.0. In thisapplication'Menorah is requesting an 
increase to an FAR of 0.66. 

A related non-Uniform Land Use Review Procedure (ULURP) application 
has been submitted to the Department of City Planning (DCP) by 
Menorah. This application seeks an authorization from the City Planning 
Commission (CPC) to modify requirements of the Zoning Resolution 
regarding waterfront public access and a certification from the 
chairperson of the CPC regarding visual corridor requirements. 

Menorah Home received a certificate of need for the proposed expansion 
from the New York State Department of Health on March 1, 1996 

BOROUGH PRESIDENT'S PUBLIC HEARING 

On November 24, 1996 the Borough President held a hearing on this 
application. There were thirteen speakers on the item including three 
representatives of the Menorah Home: its lawyer, architect and 
president. In addition, eight people spoke in favor of the proposal and 
two against it. Those who spoke in favor included the chair of the 
Community Board 15 (CB 15) and three other members of CB 15. Thos 
who spoke in opposition included the President of the Manhattan Beach 

. . 

Community Group and a member of CB 15. 

Lloyd Landau, the architect for the Menorah Home, made a presentation 
on the application. He explained that there was a need to expand the 
facility in Manhattan Beach to house residents from Menorah's outdated 
facility in Bushwick and a portion of its residents from the existing 
facility in Manhattan Beach. Mr. Landau further explained that the 
Bushwick facility, originally constructed in the 1920's, does meet modern 
nursing home standards. Moreover, he recounted that, though completed 
in 1982, the existing facility in Manhattan Beach has space deficiencies 
which force the staff to serve meals in hallways. 
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The Borough President asked Menorah's lawy r, Mr. Howard Zips r, 
how many employees currently work at the Bushwick facility and how 
many will be transferred to the expanded facility in Manhattan Beach. 
Mr. Zipser responded that there are currently 300 employees at the 
Bushwick facility. Then he read a letter from the executive director of 
Menorah which indicated that it is Menorah's intention to retain as 
many Bushwick staff as possible in the new facility in order to maintain 
a quality staff and to minimize the disruption of the move in the lives of 
the residents. 

The Borough President next asked if there were any plans to reuse th 
existing facility in Bushwick. Mr. Zipser responded that Menorah 
intends to sell the Bushwick facility to Wyckoff Heights Medical 
Center, a community based health care provider, who plans to use the 
facility for offices, clinics and outreach programs. Mr. Zipser 
presented a letter to the Borough President stating this intent. The 
letter also indicated Menorah's willingness to work with the Bushwick 
area community board and the Borough President's office in connection to 
the disposition of the site. 

In response to a question from the Borough President on how Menorah 
had worked to meet the concerns of the residents of Manhattan Beach, 
the architect, Mr. Landau, cited findings from the environmental 
assessment prepared for the DCP. These findings included that there 
would be no significant impact from increased traffic and that the number 
of parking spaces provided would be adequate for all employees and 
visitors. Additionally, he explained that the projected number of 
deliveries would be less than under current operations because the 
facility was designed with more storage space. Moreover, he outlined 
that Menorah would stagger the arrival and departureof staff to 
further reduce traffic concerns. Regarding a proposed day care 
program, Mr. Landau stated that this was a worthwhile program that 
would result in only six trips by ambulettes in the morning and six 
trips in the afternoon. 

Earlier in the hearing, Mr. Fred Abrams, the president of Menorah, 
explained that in the two years since Menorah originally proposed an 
expansion to the Manhattan Beach facility, it had completely redesigned 
the proposed building to address two important community concerns over 
the size of the building and its proximity to Kingsborough Community 
College (KCC). First, the revised dezign reduced the height of the 
building from five stories to four to more closely match the height of the 
existing building. Second the revised building only occupies 12% of a two 
acre parcel adjacent to KCC. The chair of CB 15, John Nikas later 
reiterated the significance of the community's input in his testimony. 

Those speaking in favor of the application noted that the Menorah Horn 
provides excellent care to its residents and that there is a need for such 
a facility in the community. They further stated that the facility is set 
back more than 600 feet from street and is not noticeable. 
Other speakers in support said that the day care program is a worthwhile 
and needed function that will cause 'minimal traffic concerns. Further, 
Menorah had made a genuine effort to address community concerns with 
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th original proposal and had made significant changes to the design of 
the building in respons to community input. 

One of the two people who spoke against the application was Dana 
Boren, the President of the Manhattan Beach Community Group. On 
October 30, 1996, the community group had voted to oppose the project 
for the following reasons: 

The expansion is too large. It more than doubles the size of the 
existing facility, intruding upon open views of the water and sky 
characteristic of the area. 

Manhattan Beach is oversaturated with large institutions and is not 
capable of absorbing this expansion without a negative impact on the 
quality of life of the community. 

The environmental assessment of traffic was flawed because it did 
not recognize that Menorah's traffic peaks coincide With the 
traffic peaks of KCC and a local elementary school. 

Menorah had made promises in the past not to expand, and there 
is no reason to trust that Menorah might seek to expand again in 
the future. 

CONSIDERATION 

Menorah received a certificate of need from the New York State 
Department of Health for this proposed enlargement on March 1, 1996. 
On Novemeber 12, 1996 Community Board 15 voted to recommend 
approval of the application. 

The Borough President believes the Menorah Home should be allowed to 
expand. Although the Manhattan Beach Community Group voted to oppose 
the application, Community Board 15 voted in favor. The environmental 
assessment prepared for the project found no significant impacts 
especially regarding traffic concerns. The president of Menorah and 
the chair of CB 15 showed in the Borough President's public hearing 
that Menorah had made significant changes to the design of the building 
to address community concerns. 

The Borough President believes that the Menorah Home provides needed 
and excellent care to the elderly. This expansion will allow Menorah to 
provide better care and more comfortable living space to over 500 
residents. The day care program will not cause a significant increase in 
traffic, but will provide a worthwhile program that allows spouses Of 
residents to spend more time with their loved ones and care givers to 
continue daily activities. 

Subsequent to the Borough President's public hearing, members of his 
staff met with the applicant's consultants to discuss several issues 
regarding waterfront access and the site design of this facility. The 
Borough President's staff and the consultants reached agreement on all 
issues discussed pending further review by the City Planning 
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Commission. A letter from Menorah's representative is attached 
regarding th s issues. 

RECOMMENDATION 

Whereas, Menorah Home has received a certificate of need for the 
expansion from the New York State Department of Health; and, 

Whereas, on November 12, 1996 Community Board 15 voted 30 to 4 to 
recommend approval of this application; and, 

Whereas, the environmental assessment indicated that there would be no 
significant negative impacts from this expansion, especially regarding 
traffic; and, 

Whereas, Menorah Home has exercised care and concern in developing 
its plans with input from the community; and, 

Whereas, there is a need for nursing home facilities in Brooklyn and th 
Menorah Home has been recognized as providing excellent care to its 
residents; now therefore be it, 

Resolved, that the President of the Borough of Brooklyn, pursuant to 
Section 197-c of the New York City Charter that, based on the 
consideration described in this report, recommends approval of these 
applications subject to the adoption of the following conditions by either 
the City Planning Commission or City Council to require: 

That the applicant: 

Not plant trees along the entry drive out of practicality and to 
maintain open views for safety concerns. 

Enlarge the size of the proposed waterfront plaza. 

Provide additional outdoor seating areas for residents. 

Arrange with the Parks Department to remove existing obstacles to 
providing access between Manhattan Beach Park and Menorah's 
proposed waterfront esplanade. 

Provide space for wheelchairs alongside a significant number of 
benches on the waterfront esplanade, especially benches located 
closest to the building entry. 

Locate lighting standards so as not to interfere with the growth of 
proposed trees. 

Space shade trees an average of 25 feet on center on the water sid 
of the proposed parking lot. 

Provide forty five ornamental trees on the site as required by 
waterfront zoning regulati ns. 
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Develop a landscap plan with a seasonal interest of plants, 
including more flowering shrubs and perennials or annuals at 
prominent locations. 

Plant shrubs that will grow a minimum of 18 inches high along the 
property line between the proposed parking lot and Manhattan Beach 
Park. 

Provide at least one shade tree per 10 parking spaces in the 
proposed parking lot as required by waterfront zoning regulations. 

Take measures to reduce the amount of debris and oil from 
stormwater sewer runoff from parking lots and paved areas. 

Now, be it further resolved, that the Parks Department of the City of 
N w York move an approximately ten foot long bench and pave a small 
area in Manhattan Beach Park to facilitate waterfront access between the 
park and the Menorah property. 

Attachment 

Howard Golden, President 
of the Borough of Brooklyn 
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